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MEMORANDUM 

 

TO:  District of Columbia Board of Zoning Adjustment 
 

FROM: Matt Jesick, Case Manager 
 

  Joel Lawson, Associate Director for Development Review 
 

DATE: April 18, 2023 
 

SUBJECT: BZA #20770 – 4519 Douglas Street, NE – Request for relief to construct a new 

single family detached house 
 

 

I. RECOMMENDATION 
 

The Office of Planning (OP) does not have adequate information to fully evaluate the following 

requested special exception: 
 

• D § 206, pursuant to D § 5201 – Side Yard (8 ft. required;  3 ft. proposed on both sides). 

 

OP has asked the applicant to prepare a solar study so that the impacts on adjacent properties can be 

more completely assessed.  As of this writing the solar study is not in the record. 

 

The most recent application and self certification, Exhibits 44 and 45, respectively, submitted to the 

record April 17, revised the areas of relief being sought by the applicant.  In addition to the side yard 

relief, the application now requests parking relief from a required parking space.  Because of the late 

date of this request, OP cannot provide an evaluation at this time, but can supplement the record once 

an analysis of the new relief is completed. 

 

II. LOCATION AND SITE DESCRIPTION 
 

Address 4519 Douglas Street, NE 

Applicant Rupsha 2011, LLC 

Legal Description Square 5115, Lot 23 

Ward / ANC Ward 7, ANC 7D 

Zone R-1-B – Single family detached residential 

Historic District / Resource None 

Lot Characteristics and 

Existing Development 

Vacant, nearly rectangular lot, 25 ft.  x ~160 ft.;  Unimproved right of way 

at the rear is the location of a stream, including 100- and 500-year flood 

plains;  Change in grade from 25 ft. in elevation at the front, to 12 ft. at the 

rear. 
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Adjacent Properties and 

Neighborhood Character 

Detached houses on either side;  House to the east has solar panels on the 

roof;  The south side of Douglas Street, where the subject site is located, is 

mostly single family detached houses;  Narrow side yards are not atypical;  

The houses do not have a consistent character;  The north side of Douglas 

has detached houses and low-scale apartments. 

Proposal Construct a two-story, single family detached house. 

 

III. ZONING REQUIREMENTS AND RELIEF REQUESTED 
 

Item Regulation Existing Proposed Relief 

Lot Width 

D 302 

50 ft. 25 ft. No change Conforming per 

C 301 

Lot Depth n/a ~160 ft. No change Conforming 

Lot Area 

D 302 

5,000 sq.ft. 3,980 sq.ft. No change Conforming per 

C 301 

Height 

D 303 

40 ft. 

3 stories 

n/a 27 ft. 

2 stories 

Conforming 

Lot Occupancy 

D 304 

40% n/a 25.2% Conforming 

Rear Yard 

D 306 

25 ft. n/a 63’9” Conforming 

Side Yard 

D 206 

8’ n/a 3’ Requested 

Parking C § 701 1 space min. None None Recently 

requested 

 

IV. ANALYSIS 
 

Special Exception from Side Yard – Subtitle D § 206, pursuant to D § 5201 

 

The proposed dwelling would have three-foot side yards on both sides, where eight feet is required.  

The applicant, therefore, requests special exception relief, which the Board can grant pursuant to the 

criteria of § 5201.  Those criteria are analyzed below. 

 

5201.1 For an addition to a principal residential building with one (1) principal dwelling 

unit on a non-alley lot or for a new principal residential building on a substandard 

non-alley record lot as described by Subtitle C § 301.1, the Board of Zoning 

Adjustment may grant relief from the following development standards of this subtitle 

as a special exception, subject to the provisions of this section and the general special 

exception criteria at Subtitle X, Chapter 9: 

 

(a) Lot occupancy subject to the following table: 
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TABLE D § 5201.1(a): MAXIMUM PERMITTED LOT OCCUPANCY BY SPECIAL EXCEPTION 

 Zone Maximum Lot Occupancy 

R-3, R-13, and R-17 
R-20 - Row dwellings 

70% 

R-20 - Detached and semi-detached dwellings 
All other R zones 

50% 

 

(b) Yards, including alley centerline setback; and 

 

(c) Pervious surface. 

 

The applicant requests special exception relief for side yards. 

 

5201.2  [not applicable] 

 

5201.3  [not applicable] 

 

5201.4 An applicant for special exception under this section shall demonstrate that the 

proposed addition, new building, or accessory structure shall not have a substantially 

adverse effect on the use or enjoyment of any abutting or adjacent dwelling or 

property, in particular: 

 

(a) The light and air available to neighboring properties shall not be unduly 

affected; 

 

In order to complete a full evaluation of the application and the proposed building’s impacts to light 

available to neighboring properties, OP has requested that the applicant provide a sun study.  The 

property to the east is one story tall and appears to have a solar energy system on the roof.  A comparison 

of a matter of right building on the subject site and the proposed building would assist in the evaluation 

of this criterion. 

 

The air available to neighboring properties should not be unduly impacted by the proposed building.  

The proposed side yards should still allow air flow to the space between the two houses on either side. 

 

(b) The privacy of use and enjoyment of neighboring properties shall not be unduly 

compromised; 

 

The privacy of neighboring properties should not be unduly impacted.  On the ground floor there 

would be only three windows on the east wall, and none on the west wall.  On the second floor there 

would be only one window on each of the side walls.  The applicant should supplement the file with 

drawings indicating that the proposed window location would not unduly impact privacy related to 

the existing windows on the adjacent properties to the east and west. 
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(c) The proposed addition or accessory structure, together with the original 

building, or the new principal building, as viewed from the street, alley, and 

other public way, shall not substantially visually intrude upon the character, 

scale, and pattern of houses along the street or alley frontage; and 

 

The visual impact of the proposed house would not “have a substantially adverse effect on the use or 

enjoyment of any abutting or adjacent dwelling” (§ 5201.4).  The block has a variegated character 

with various styles and heights.  The proposed house would present an attractive face to the street, 

including a front porch.  The new dwelling would be set back a distance from the street similar to that 

of existing dwellings.  The height proposed is well within the limits of the Regulations. 

 

(d) In demonstrating compliance with paragraphs (a), (b), and (c) of this 

subsection, the applicant shall use graphical representations such as plans, 

photographs, or elevation and section drawings sufficient to represent the 

relationship of the proposed addition or accessory structure to adjacent 

buildings and views from public ways. 

 

The application materials include plans, elevations, photos, and site plans.  However, the applicant 

should submit additional information to document the impact on adjacent properties, including a sun 

study and the locations of existing side windows on the adjacent properties to the east and west.     

 

5201.5 The Board of Zoning Adjustment may require special treatment in the way of design, 

screening, exterior or interior lighting, building materials, or other features for the 

protection of adjacent and nearby properties. 

 

OP recommends no special treatments. 

 

5201.6 This section shall not be used to permit the introduction or expansion of a 

nonconforming use, lot occupancy beyond what is authorized in this section, height, 

or number of stories, as a special exception. 

 

The subject application would not result in the introduction or expansion of a nonconforming use, lot 

occupancy beyond what is authorized by this section, or a non-conforming building height or number 

of stories. 

Subtitle X Section 901.2 for Side Yard Relief 

(a) [Granting the special exception] Will be in harmony with the general purpose and intent of the 

Zoning Regulations and Zoning Maps;  

The requested relief from the side yard regulations for a new dwelling on a vacant lot is consistent 

with the intent of the regulations, and would not result in a use or building bulk inconsistent with the 

intent of the zone.   
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(b) [Granting the special exception] Will not tend to affect adversely, the use of neighboring property 

in accordance with the Zoning Regulations and Zoning Maps; 

As noted in the above analysis, the project should generally not have undue impacts on adjacent 

properties.  However, given the information currently in the record, OP cannot determine whether the 

project would have an undue impact to the neighbors’ access to light, specifically to the solar panels 

existing on the single story house to the east. 

(c) Subject in specific cases to the special conditions specified in this title. 

The Regulations do not specify specific conditions for this area of relief. 

V. COMMENTS OF OTHER DISTRICT AGENCIES 
 

Exhibit 34 is a report from DDOT stating no objection to the requested relief. 

 

VI. ANC COMMENTS 
 

Exhibit 40 is a report from the ANC in opposition. 

 

VII. COMMUNITY COMMENTS 
 

Exhibits 36 and 37 are letters in opposition. 

 

VIII. VICINITY MAP 
 

 

Subject 
Site 


